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Since 1987, Design Center Pittsburgh has committed
over $500,000 to community-based organizations for the
purchase of professional architectural and planning services
at the earliest stages of more than one hundred community
development projects, influencing over $30 million in
community reinvestment. Along with these grants, Design
Center Pittsburgh also offers assistance in project planning,
refinement, and design and consultant management – provided
by staff through a design review process. When projects prove
unfeasible, grants are forgiven. If they move ahead, funds are
recycled for other community initiatives. This model makes
the most of community grass-roots initiatives and private
sector professional experience, using as little as $500 in early
funding to help initiate housing and commercial projects
often in the million-dollar range.
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PROJECT SUMMARY

01.00

Nestled along the Monongahela River’s Maxwell Basin Recreation
Area, the river town of Fredericktown is fostering new
river recreation, business growth, a nd walkable communities
initiatives. Design Center Pittsburgh h as partnered with the
National Road Heritage Corridor, The Mon River Towns Program,
Riverlife, and The City of Fredericktown to identify design and
planning projects that help the local community expand their
current work focusing on highlighting the river as an asset.
Although a small river town of some 400 residents year
round, Fredericktown’s focus on riverfront recreation attracts
hundreds of visitors hoping to enjoy the town’s natural beauty.
Yet, the remnants of coal are still visibly displayed throughout the
community as is the case with the former gas station between
Front and Grant Streets, which was demolished and turned into a
vacant lot at the heart of Fredericktown. The site is being
considered as the perfect opportunity to design a gateway into
the community that can reflect the town’s history.
With guidance from city leadership and the Mon River
Towns Program, Design Center Pittsburgh helped the project’s
steering committee develop a scope of work and a Request for
Proposals (RFP), interview consultants, and work with that
consultant throughout the project’s schematic options. In this
process, the steering committee chose Pashek + MTR to refine the
community’s vision, design the project area improvements,
prepare conceptual design drawings, and draft a preliminary
budget for implementation.
This document outlines the mission of Design Center
Pittsburgh to work with architects, landscape architects, and
planners in partnership with community organizations to create
a vision for neighborhood improvement projects.
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02.00

TIMELINE

3.24 Project Site Visit
3.31 RFP Submissions Due

MAR

APR

MAY

8.10 Schematic Design Options

JUN

JUL

AUG

SEPT

OCT

12.20 Final Report Due

NOV

DEC

6.7 Steering Committee
Meeting
4.26 Consultant Interviews
4.17 Steering Committee Call

2
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8.7 Stakeholders Meeting

10.11 East Bethlehem Township
Board of Commissioners Meeting

03.00

SCOPE OF WORK
While barges carrying coal serve as a reminder of the region’s history,
much of Fredericktown is focused on riverfront recreation, including
boating, fishing and swimming. With five local marinas, the popular
Ten Mile Creek Park, the longest stretch of the Monongahela River
uninterrupted by a lock or damn, and a newly installed kayak
launch, there are plenty of ways to explore Fredericktown’s
riverfront. Recognizing the importance of these amenities, city
leadership has already made significant improvements to the
riverfront, including seating, parking, and signage.
These improvements have made the Fredericktown riverfront a
boating hotspot, but visitors do not regularly stop to shop in
Fredericktown’s main street or explore its other community assets.
What’s more, a former abandoned gas station was recently
demolished, leaving behind a vacant lot at the heart of the
community and at the entrance to the town’s business district. To
address these challenges, Design Center Pittsburgh worked with the
Mon River Towns Program to seek a qualified consultant to reenvision this vacant lot at the intersection of Front and Grant St as
an opportunity for a gateway project.

The community prioritizes a design plan that transforms
Fredericktown’s main street and river front access into a walkable
and vibrant node that attracts people into the community. In this
process, the gateway design should reflect the needs and identity
of the community and include opportunities to expand the existing
public space and specifically address walkability, wayfinding, and
public art as a way to develop placemaking opportunities. With
Pashek + MTR as the chosen consultant, the goal of the project was
to define the community’s vision, design the project improvements,
prepare conceptual drawings, and draft a preliminary budget.
This project is part of an overall strategy to recognize the river
as a potential asset for revitalizing distressed neighborhoods in
the Mon Valley. The new kayak launch and the increased
popularity of the towns events, only highlight the importance of
improving Fredericktown’s gateway and capitalize on that to
support other on-going initiative’s in Fredericktown’s main street.

F R E D E R I C K T O W N , PA

|

Fredericktown Gateway Project

3

04.00

DESIGN PROCESS

The Design Fund program gives community organizations the
power to hire architects, landscape architects, and planners
for their neighborhood improvement projects. The program
provides funding for preliminary architecture planning services, and
technical assistance to help with project strategy, along with
consultant selection, project management, and design review.
Design Center Pittsburgh facilitated the overall interview and
engagement process, prompting committee members to think
about the type of consultant that will fit their goals for the
Fredericktown Gateway Project and engaging community
members in the design and planning process. With direction
from the project’s Steering Committee, Design Center Pittsburgh
staff helped the group discuss the project’s needs and drafted a
detailed outline of scope of services for the consultant in a
Request for Proposals. These Request for Proposals were sent to
firms shortlisted by the Committee.
Pashek + MTR was selected out of 4 potential consultants.
With Design Center support, the Steering Committee met with
the consultant to review and provide input on alternative scenarios
and review the proposed designs options. The goal of using
Design Center Pittsburgh’s technical assistance as a tool is
to help Fredericktown connect to resources that have the
potential to promote economic development and improve the
quality of life of the neighborhood.
In their role, Pashek + MTR refined the community’s vision,
designed the proposed project area improvements, prepared
conceptual design drawings, and drafted a preliminary budget for
implementation. You can see the results of their design process in
the next section.
4
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DESIGN PHASE

05.00

The following chapter documents the design process led by Pashek
+ MTR. The design team worked with the Steering Committee
and Design Center Pittsburgh to develop a series of schematic
options for the vision of the Fredericktown Gateway Project.

Pashek + MTR

619 East Ohio Street
Pittsburgh, PA 152121
412.321.6362
pashekmtr.com
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05.11

PROJECT GOALS & OBJECTIVES
The community desires to develop a plan for a gateway and public space to meet
the needs of residents and visitors. Pashek + MTR convened a meeting of project
stakeholders to discuss their vision for the site. The following is a summary of
input received from the stakeholders:

1. As one travels south on State Route 88, the site is the visual gateway to
Fredericktown’s business district, Front Street.
2. Provide visual identify.
3. Site should be green and inviting.
4. Site should serve those who use the recently installed kayak launch; rest area, tables/seating,
wayfinding, from and to the river.
5. Site should reinforce small town main street vocabulary, sidewalks, pedestrian lighting, on-street
parking.
6. Provide space for pop-up events.
7. Provide something interesting and safe for children.
8. Improve pedestrian circulation to, from and throughout the site.

6
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EXISTING CONDITIONS
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05.13

SITE ANALYSIS
When planning for the future of a property, it is important to understand the site as a whole. Therefore, the
physical characteristics of the property are discussed in this chapter, and conclusions will be made with regards
to the opportunities and constraints of the site and their impact on future improvements to the property.

Character
The existing site can be best
characterized as an abandoned gas
station/convenience store facing Front
Street, with automobile repair garage
bays situated to the rear of the property
and accessed from Ferry Street. The
Township, working with resources
and assistance provided through the
Redevelopment Authority of Washington
County, is in the process of demolishing
the buildings to accommodate future
uses of the property. Towards that end
several environmental studies have been
completed, asbestos within the buildings
has been abated, and demolition of the
buildings will occur this fall.

Site Conditions and Adjacent Uses
Ferry Street bounds the property on its northern edge, and Grant Street bounds the property along its
southern edge. Ferry Street slopes down to the river’s edge, where the former Fredericktown Ferry crossed
the Monongahela River. East Bethlehem Township recently installed a kayak launch at the site of the former
ferry crossing. An overpass carries Water Street, State Route 88, over Ferry Street. Ferry and Grant Streets are
approximately 225’ in length.

8
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05.13

SITE ANALYSIS
Opposite the site on Grant Street is Willy's Bar and Grill. Recently
new ownership began operating this establishment, with plans of
re-opening the kitchen which has been closed by the previous
owner. Parking for Willy's Bar and Grill is limited, with the
primary parking area being approximately 9 or 10 perpendicular
parking spaces located along Ferry Street. The upper thirty feet
of the parking area could accommodate an outdoor patio and
seating area, facing the gateway site. Doing so would eliminate
approximately three or four parking spaces.
Grant Street bounds the property along its southern edge. Grant Street slopes gently, from Front Street to
Water Street. On the northwest corner of the intersection of Grant and Water Streets sits a sanitary pump
station. This pump station is operated by the East Bethlehem Township Municipal Authority. As a sanitary
facility, it generates unpleasant odors, which are more prominent on hot and humid days. Opposite the
property on Grant Street is a single-family residence, with a garage located to the rear of the property, which
is accessed from Water Street.

Route 88 bounds the site on both the east and the west. On the western side of the property, Front Street
carries State Route 88 through town. Traffic along Front Street is one-way, driving southbound. Front Street
is approximately thirty feet wide, and on-street parking is permitted on both sides of the street. One lane of
traffic is accommodated along Front Street. There is a 140’ curb cut along Front Street to facilitate the vehicle
access to the former gas station and pumps. Therefore, there currently is no on-street parking in this area. That
said, on-street parking can be re-established as improvements are made to the property. Opposite the site, on
the western side of Front Street are garages that function as rental units, and one building which appears to be
or has been a residence.
On the eastern side of the property Water Street, State Route 88, carries two lanes of traffic one-way, driving
northbound. Water Street measures approximately forty feet in width. No parking is permitted along Water
Street. With Water Street being carried over Ferry Street, the eastern edge of the property is effectively bound
by Water Street. It is undetermined as to whether the property extends across Water Street to the
Monongahela River.
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05.13

SITE ANALYSIS

Slope and Topography
From the existing building to Front Street, the site is level.
However, the building does include a basement, which is at
grade in the rear. Therefore, there is approximately ten feet
of grade change between Front Street and just beyond the
midway point of the property heading towards the river.
The property also slopes towards the river along Grant
Street, however, the change in grade is less prominent, at
approximately 4’.

Vehicular Circulation
As noted earlier, Front Street contains one lane and two parallel parking lanes with traffic traveling
southbound. Water Street contains two travel lanes with no parking lanes with traffic traveling northbound.
During discussions with project stakeholders it was noted that the two-lane northbound section or Water
Street, State Route 88, is the only two-lane section for some distance. Therefore, although the posted speed
limit is 25 MPH, vehicles often travel at higher speeds, and use the two lanes to pass other vehicles before
returning to a single lane of traffic just north of Fredericktown. It was suggested that consideration be given to
reducing Water Street to a single lane of traffic and that additional traffic calming measures be considered as it
is desirable to cross over Water Street to reach the riverfront and public docks.
Further, given the large curb cut across the site being studied, the vehicular emphasis of the former gas station
site, the site conveys a sense of highway commercial property, rather than that of a main street which it is
actually located along.

Pedestrian Circulation
Given the perimeter of the site is void of sidewalks, the site, as it exists, does not facilitate any movement of
pedestrian activity in or around the property.

10
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05.14

CONCEPT DEVELOPMENT
During this study numerous meetings were held with stakeholders and project partners as seen on the
project timeline.

During these meetings we discussed various ideas, elements, and themes for the gateway site. An overarching
realization was developed as discussions proceeded. This was the realization that we cannot think of the
gateway site independently, rather, it is part of larger vision for Fredericktown. Towards that end we
discussed the following:
1. That the river is heavily used by the motorized boating community of the weekends. typically, there
can be 100 or more motorized boats on the river during the day of a weekend.
2. The fact the parking is not the best use for the existing Township riverfront property.
3. That we want vendors to be in a prominent and visible location to attract boaters from the river
onto land, and into the business district.
4. That non-motorized boating activities will occur opposite the schedule of motorized boating
activities, most likely during the weekday, early in the morning and later in the evening.
5. Extending the Greene River Trail to Fredericktown should be a priority as it extends the primary
tourism season, and more importantly economic development potential, into the shoulder months
(April-May and September-October), whereas motorized boating’s peak season is June, July and
August.
Each of these considerations, and decisions moving forward related to each of them, have bearing on the
Gateway site. For example, it was suggested that a multi-purpose space be provided on the Gateway site
that could host food truck vendors. In some aspects, that can be considered a good activity for the site.
However, if the goal is to bring more people into Fredericktown, it may not be the best use of the space.
People are attracted to other people and activity. Placing the food trucks in a location that can be seen
from the river, is likely to generate more visitors from the river, than a site that cannot been seen from the
river. This is just one example of how decisions at one location can impact another.
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05.14

CONCEPT DEVELOPMENT
Stakeholders and project partners offered the following features, uses and activities for consideration at the
Gateway site:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Green space - trees
Gateway sign/element
Perimeter sidewalks
Pedestrian scaled lighting along sidewalks and to provide security lighting within the Gateway
site
River portal graphic improvements (State Route 88 Bridge), both landside and riverside
Wayfinding kiosk
Interpretive panels – local history/cultural resources
Activities for children
Shade
Seating
Incorporate art
Open space for pop-up events
Temporary kayak storage rack
Accessible Parking for kayak launch
Seating/rest area for kayak launch
Fish cleaning station
Benches, bike racks, bicycle fix-it station
Build upon the existing fish theme
Other themes for consideration: ferry, coal mining
Design for low maintenance
Green infrastructure solutions

Taking the above features, uses and activities into consideration, we developed two concepts.

12
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CONCEPT OPTION 1

05.15

Sidewalk/Streetscape Connection to Business District
The heart of the Fredericktown Business District is located two blocks south of the Gateway site. Sidewalks
and pedestrian light fixtures with banners along Front Street will visually connect the Gateway site with the
business district. High visibility crosswalks will mark pedestrian crossings through the Ferry and Grant Street
intersections.
Gateway Sign
A low profile, linear, cut stone ‘welcome’ sign with bronze colored aluminum raised letters announces that
you have arrived in FREDERICKTOWN. The sign will lighted for night time viewing.

Vertical Elements
A pergola will cover the central plaza which contains benches where visitors can relax. Cut stone columns
and stone caps will support the pergola, matching the stone on the gateway sign. In front of the pergola a
stone sculpture of a large mouth bass perched beside a large stone boulder floats in a river of blue protective
fall surface. This sculpture, reflecting the Mon river fishery, provides a play feature/climbing opportunity for
children visiting the park. A nearby interpretive panel will describe the game fish present in the Monongahela
River.
F R E D E R I C K T O W N , PA | F r e d e r i c k t o w n G a t e w a y
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05.15

CONCEPT OPTION 1

Landscaping and Shade Trees
Beyond the pergola is an expanse of mowed lawn which serves are a multi-purpose space for community popup events. Shade trees are placed throughout the park providing visitors with respite from the hot summer
sun.
Internal Pedestrian Circulation
A sidewalk will meander through the site, connecting Front Street with Water Street, leading visitors to a
shared use trail along the riverfront, connecting to the Greene River Trail to the east, and the Riveria to the
west. A pedestrian staircase will provide access to the lower portion of the site which provides restaurants for
paddlers who visit the site.
Parking
A limited number of parking spaces, 5 standard and 2 accessible spaces – totaling 7 spaces, will be provided as
perpendicular parking spaces along Grant Street, facing the park. Visitors can also park their bicycles at bicycle
racks, whether visiting the Gateway for a few minutes, or locking up their bike to spend time visiting the
businesses in town.

14
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05.15

CONCEPT OPTION 1

Kayak Services Area
Approximately ten feet lower than the Gateway, a kayak services area
will be established to provide those paddling along the Mon Water
Trail an opportunity to relax, as well as, visit the businesses in town
to obtain the goods and services they desire. Two accessible parking
spaces will be provided in the area, along with a small shelter providing
cover over two picnic tables. In addition, a kayak storage rack will
allow visitors to store their craft for a few minutes, or lock it to the
rack so they can spend more time walking to the businesses in town or
grabbing a bite to eat at one of Fredericktown’s restaurants.
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CONCEPT OPTION 1
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05.15

CONCEPT OPTION 2

Sidewalk/Streetscape Connection to Business District
The heart of the Fredericktown Business District is located two blocks south of the Gateway site. Sidewalks and
pedestrian light fixtures with banners along Front Street will visually connect the Gateway site with the
business district. High visibility crosswalks will mark pedestrian crossings through the Ferry and Grant Street
intersection.
Gateway Sign
A low profile, linear, glass mosaic ‘welcome’ sign announces that you have arrived in Fredericktown. An
aquatic themed mosaic will provide interest and detail to pedestrians visiting the site, while large, bronze
colored aluminum raised letters announce that you are in FREDERICKTOWN. A bench is integrated into the
back of the sign, providing visitors with shaded seating and an opportunity to take in activities occurring in the
facing open space. The lettering on the site will be backlit for night time viewing.
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05.16

CONCEPT OPTION 2
Vertical Elements
Three brightly colored sail shade structures provide both visual and functional elements to the site. The
shade sails will appear to glow at night by strategically placed lighting.

Landscaping and Shade Trees
Shrubs will be planted to ‘frame’ the open space beyond the sign. Fish sculpture artwork will be incorporated
into the planting beds. Shade trees are placed throughout the park providing visitors with respite from the
hot summer sun.

18
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05.16

CONCEPT OPTION 2
Internal Pedestrian Circulation
A sidewalk will meander through the site, connecting Front Street with Water Street, leading visitors to
a shared use trail along the riverfront, connecting to the Greene River Trail to the east, and the Riveria
Restaurant to the west. A pedestrian staircase will provide access to the lower portion of the site which
provides amenities for paddlers who visit the site.

Parking
5 standard parallel parking spaces along Front Street. Visitors can also park their bicycles at bicycle racks at the
Grant Street sidewalk entrance into the park, whether visiting the Gateway for a few minutes, or locking up
their bike to spend time visiting the businesses in town.
Kayak Services Area
Approximately ten feet lower than the Gateway, a kayak services area
will be established to provide those paddling along the Mon Water
Trail an opportunity to relax, as well as, visit the businesses in town to
obtain the goods and services they desire. Two accessible parking
spaces will be provided in the area, along with two picnic tables to
provide opportunities for visitors to relax. In addition, a covered kayak
storage rack will allow visitors to store their craft for a few minutes,
or lock it to the rack so they can spend more time to walking the
businesses in town or grabbing a bite to eat at one of Fredericktown’s
restaurants.

F R E D E R I C K T O W N , PA

|

Fredericktown Gateway Project

19

05.16

20

CONCEPT OPTION 2

F R E D E R I C K T O W N , PA

|

Fredericktown Gateway Project

05.17

STATE ROUTE 88 UNDERPASS CONCEPTS

Opportunities exist to improve the State Route 88 overpass to invite visitors to the river, and from the river to
Fredericktown. This overpass is under the jurisdiction of PennDOT District 12-0. Therefore, any improvements
to it must be reviewed and approved by the District office. Further, attaching components, such as raised
letter and/or light fixtures will require the review and approval of the District’s structural unit.
We recommend the removal of existing vegetation that has overtaken the structure and its wing walls. Next,
we recommend murals, depicting Fredericktown of the past, be painted on the walls. Further, we recommend
‘Mon River Water Trail’ be painted on the town side of the structure to let visitors know this is an access
location for the Mon River Water Trail. On the riverside, we recommend the FREDERICKTOWN be painted on
the structure to announce this as a point of access into town. A wayfinding kiosk at the kayak services area
will direct visitors to businesses which can provide them with the goods and services they desire.
Concept Review:
On August 10, 2017 we presented and received feedback from stakeholders on two options developed for
the site. Based on review and discussion of the concepts, the stakeholders asked Pashek + MTR to proceed in
preparing the master plan, based on Concept No. 1 with the following revisions:
•
•
•

Include Grant Street perpendicular parking configuration to Concept No. 1.
Add picnic shelter over picnic tables at kayak services area.
Add parallel spaces along Front Street for special-use Drop-off/event truck parking with utility
hook-ups.

For the State Route Underpass concept attendees chose the colored mural over the sepia tone mural.
Attendees suggested that consideration be given to making the letters a bold color that provides
more contrast with the structure.
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STATE ROUTE 88 UNDERPASS CONCEPTS
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05.18

FINAL DESIGN
In preparing the master plan for Fredericktown Gateway, the site analysis, public participation, and historical
context, were all taken into consideration as the final design was prepared. ADA accessibility, public and playground
safety, and sustainability were also influential factors.
This master plan will provide the Township with a tool to guide the improvements to the property and create
this important gateway into Fredericktown. Good planning reduces future conflicts, liability, and can reduce
maintenance and operation costs. Furthermore, this master plan provides supporting documentation for future
grant opportunities to fund future improvements.
The master plan was presented to the public and East Bethlehem Township Commissioners at their regularly
scheduled monthly Board of Commissioners meeting on October 11, 2017. The Commissioners are supportive of the
plan and looked forward to applying for grants to implement the recommendations of this plan. And residents in
attendance expressed interest in becoming involved with the project.
The following is a description of the proposed Fredericktown Gateway improvements. The final master plan is
located on page 26.

Front Street Streetscape & Connectivity Improvements
• High Visibility Crosswalks with Accessible Ramps to Access Business District
• Pedestrian-Scaled Lighting & Pole Banners – Dark Sky Compliant
• Concrete Sidewalk & Full Depth Curb
• Special-Use Drop-off/Event Truck Parking with Utility Hook-ups – Permeable Paving, Removable Bollards
to prevent parking
Gateway Plaza
• Concrete Sidewalks
• Pervious Paving
• Gateway Sign – Cut Stone, Raised Lettering with Backlighting
• Pergola with Cut Stone Columns
• Vandal Resistant Uplighting
• Bass Play Sculpture with Protective Surface
• Wayfinding & Business Directory Kiosk and Fish of the Mon Interpretive Panel
• Fixed Plaza Benches & Movable Adirondack Benches and Chairs in the Lawn

24
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05.18

FINAL DESIGN
Activity Lawns
• Moveable Seating
• Shade Trees
• Pop-up Events
Grant Street Connectivity Improvements
•
•
•

Concrete Sidewalk & Full Depth Curb
Pedestrian-Scaled Lighting & Pole Banners – Dark Sky Compliant
High Visibility Crosswalk with Accessible Ramps to Access Riverfront

•
•

Perpendicular Parking Spaces, with Accessible Spaces
Bicycle Racks and Bicycle Fix-It Station

Ferry Street Kayak Rest Stop
• Cut Stone Retaining Wall
• Concrete Sidewalk & Full Depth Curb
• Kayak Storage Rack with Roof
• Picnic Shelter with 2 Picnic Tables
• Wayfinding & Business Directory Kiosk and Fredericktown Ferry/River Industry
• Interpretive Panel
• Accessible Parking Spaces
Ferry Street River Access
• MON RIVER WATER TRAIL – Raised Lettering -facing river from Water Street
• FREDERICKTOWN – Raised Lettering - facing town, from River
• Fredericktown Ferry Murals (water & land sides)
• Removable Bollards (to prevent launch of motorized boats)
• Underpass Lighting
Interpretive Themes
During the course of this study a number of potential themes were identified that could be
interpreted through educational panels within the park. These themes included:
•
•
•
•
•

Fish of the Monongahela River
History of the Fredericktown Ferry
History of Mining in Fredericktown
Important & Influential People of Fredericktown
Sustainabilty Features of the Gateway
F R E D E R I C K T O W N , PA
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06.00

ACTION PLAN

Ideally, East Bethlehem Township would construct the gateway
improvements in one phase, minimizing construction activities,
disruptions, and realizing ‘economies of scale’ construction savings.
However, few communities can afford to proceed in this manner and
find it more appropriate to phase construction in over a period of
time. Pashek + MTR recommends that the proposed improvements
be constructed in a series of logical phases. Depending on East
Bethlehem Township’s financial position and the success of grant
writing efforts, this phasing plan may be expedited or lengthened.
How many phases and the ultimate sequence of construction is
dependent largely on the availability of funding.
In addition, capital improvement costs to construct the Fredericktown
Gateway are just one component of the Gateway’s financial equation.
For the Gateway to successfully meet the needs of Township residents
and visitors, both now and into the future, the Township must plan
and budget for the maintenance of the Gateway.
While the Fredericktown Gateway will create an identity and provide
a functional space for residents and visitors to Fredericktown there
are also other improvements that should be considered to ensure the
overall success of the gateway, and in turn, economic revitalization of
Fredericktown’s business district (Water Street). In this section, the
Design Team highlights the appropriate framework for considering
phasing, maintenance, and implementation as part of the project’s
overall planning and design.

Commissioners at the Kayak Launch ribbon cutting
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PHASING PLAN
The phasing plan was developed based on feedback as to what the steering committee thought would be
reasonable expectations for the Township to secure in funding. The proposed Phases and their corresponding costs
are shown in the following list and on the following plan*:
Master Plan Component
Front Street Right-of-Way Improvements
Gateway Sign Improvements

Cost
$128,098
$41,202

Phase 1
$128,098
$41,202

Phase II

Phase III

Gateway Hardscape & Landscape
Improvements
Grant Street Improvements

$93,473

$93,473

$51,855

$51,855

Gateway Sculpture Improvements

$37,951

$37,951

Gateway Pergola Improvements

$74,277

$74,277

Ferry Street Street Improvements

$135,995

$135,995

Kayak Visitors Area

$64,554

$64,554

ADA Parking & Signage

$23,436

$23,436

Stairway Connection

$13,936

$13,936

State Route 88 Bridge Mural & Underpass
Lighting

$41,265

$41,265

$706,043

$247,937

TOTAL

$257,557

$200,549

*Disclaimer: All budget estimates are preliminary, to be used for fundraising purposes. Final costs cannot be
determined until further site analysis and final design options are considered.
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MAINTENANCE PLAN
Capital improvement costs to construct the Fredericktown Gateway are just one component of the Gateway’s
financial equation. For the Gateway to successfully meet the needs of Township residents and visitors, both now and
into the future, the Township must plan and budget for the maintenance of the Gateway.
Although there is no such thing as being ‘maintenance-free’, the frequency and amount of maintenance required can
be controlled by selecting durable an high quality materials intended for heavy use by the general public. Many
times, in order to reduce costs, the lesser quality materials are substituted for higher cost materials. This typically
results in either more maintenance costs, or shortened life span of the materials. Therefore, we strongly recommend
the Township invest more up front in the construction of the gateway in order to reduce maintenance requirements
and extend the life expectancy of the improvements.

Maintenance Tasks

For the Gateway, maintenance tasks can be categorized into two areas:
• Landscape Tasks
• Hardscape Tasks
Landscape Maintenance Tasks
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
32
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Mow lawn
Weed planting beds
Prune trees/remove dead branches
Inspect plants for pests or disease, treat as
required.
Water trees and planting beds during periods of
drought - Water in absence of significant rainfall
(for two weeks)
Sweep or use leaf blower to clean debris from
sidewalks
Mulch planting beds to maintain 2” mulch cover
Apply pre-emergent herbicide
Apply broadleaf weed control
Fertilize shrubs and trees sparingly, based on
soils test (after first growing season, in April).
Rake and leaves from planted areas and lawn
|
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Hardscape Maintenance Tasks
1.
2.
3.
4.
5.
6.
7.
8.
9.

Flush planting beds adjacent to walkways to
remove salt accumulation.
Sweep sidewalks and stairs of debris and litter
Empty trash and recycling containers
Monitor for and repair vandalism and graffiti
Clean/wash site furnishings - benches, tables, etc.
Secure loosened fastners on site furnishings
Plow/shovel walkways and stairs after snow fall.
Apply deicer after snow fall.
Clean and seal concrete walks every 3-5 years to
reduce salt damage

06.25
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MAINTENANCE PLAN
MAINTENANCE COSTS*
The following spreadsheet identifies maintenance tasks, frequency, staff time, and associated cost to complete each
activity. Based on this analysis, it is anticipated that the annual cost to maintain the Fredericktown Gateway will be
approximately $8,900. These costs are based upon paying an assumed hourly rate and benefits equaling $25.00 per
hour. A higher or lower cost will impact the projected total accordingly.

*Disclaimer: All budget estimates are preliminary, to be used for fundraising purposes. Final costs cannot b
determined until further site analysis and final design options are considered.
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MAINTENANCE PLAN
MAINTENANCE COSTS
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IMPLEMENTATION
While the Fredericktown Gateway will create an identity and provide a functional space for residents and
visitors to Fredericktown there are also other improvements that should be considered to ensure the overall
success of the gateway, and in turn, economic revitalization of Fredericktown’s business district (Water Street).

Immediate Next Steps
1. Adopt the recommendations proposed in the Fredericktown Gateway Study as the guiding
principles for redevelopment of the former Taylor’s Service Station property located at 540 Front
Street, Fredericktown, PA.
2. Continuing working with the Redevelopment Authority of Washington County to mitigate the
environmental hazards of the site including underground fuel tanks.
3. Upon mitigation of environmental hazards, remove and legally dispose of all structures located on
the property (anticipated to occur during the fall of 2017).
4. Apply for funding to implement one or more phases of improvements.
5. Retain consultant to prepare topography and boundary survey of site, once buildings are
demolished and voids are properly backfilled and compacted.
6. Retain consultant to prepare final design, prepare and submit permit applications, and prepare
construction documents for the proposed improvements.
7. Develop proposed grading plans, layout plans, erosion and sedimentation control plans,
stormwater management plans including stormwater management report/calculations, utility
plans, planting plans and construction details
8. Submit drawings for land development approval and to the county conservation district for review
of stormwater management and erosion and sedimentation control
9. Submit land development drawings for various other permits required by the work
10. Prepare bid documents and advertise for bids
11. Award the contract
12. Monitor construction, review shop drawing submittals and pay requests and provide
interpretations of the drawings. Provide punch list and final acceptance of the project
13. Celebrate the completion of the project with a ribbon cutting ceremony
14. Begin process again for implementation of successive phases

36
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IMPLEMENTATION

Long Term Implementation Strategies
During and in conjunction with the work of this study observations were made with regards to the larger
context of Fredericktown and the riverfront region, including:
1. Developing Facade Guidelines for Business District Properties
2. Extending the Greene River Trail north, from the Green Cove Marina to Fredericktown.
3. Acquiring Easement/Property of the former Clyde Mine Site to Facilitate Recreation and Tourism
Riverfront Redevelopment and Trail Connections
4. Improving/Expanding Public Docking Facilities
5. Improving Pedestrian Connectivity
6. Improving Transportation and Traffic Calming Measures – vehicular, pedestrian and bicycle
7. Improving Existing Open Space
8. Branding Fredericktown - as a recreation hub
9. Implementing a Wayfinding Signage Program
10. Extending the Water Street Streetscape from the Gateway through the business district
11. Marketing and Promoting Fredericktown as a destination along the Mon River.
As noted in the introduction, some of these strategies are currently being studied by Riverlife, while others
have yet to be investigated. All of these strategies have the potential to positively impact tourism and
economic investment in Fredericktown and the surrounding areas. We strongly recommend The Design Center
Pittsburgh, the River Town Program and Riverlife work with East Bethlehem Township, Washington County,
and State officials to continue to prepare a plan for the future of Fredericktown as a destination along the
Monongahela River.

F R E D E R I C K T O W N , PA

|

Fredericktown Gateway Project

37

07.00

APPENDIX
ADDITIONAL SITE ANALYSIS: Monongahela River
The Monongahela River is situated immediately east of the site. The site is located at river mile 64.0, according
to the Monongahela River Navigation Charts. The normal pool elevation at the site is 763.0 and the ordinary
high water elevation at the site is 765.8.

38
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APPENDIX
ADDITIONAL SITE ANALYSIS: Monongahela River

The 100 year floodplain of the Monongahela River extends up to Front Street. Therefore, the entire site is
located within the floodplain. This means that grades within the site cannot be raised higher than those that
currently exist without further hydraulic and hydrology analysis and mitigation of any potential downstream
flooding that could be caused by raising the elevation of the site.
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APPENDIX
ADDITIONAL SITE ANALYSIS: Existing Architecture
Although many of the buildings in town do not portray architectural character of detail reminiscent of
Fredericktown’s historical past, there are a handful of buildings along main street that do. Willy's Bar and
Grill, adjacent to the site appears to be that which is represented on a 1927 Sanborn map of East Bethlehem
Township. A very cursory review indicates other buildings along main street that of the same age including
the United Methodist Church, the building currently housing Trisha’s Treats Café (keystone dated 1915),
building housing Fredericktown Real Estate Insurance, and the current Riverside Inn. In addition, some of the
other commercial and residential housing stock deserve a more detailed look to determine whether there
may be sufficient structures to warrant consideration as a National Register of Historic Places Historic
District, should that be desired. In lieu of Historic District designation, specific buildings may also be
nominated to be placed on the National Register of Historic Places.

Consideration should be given to retaining the
historical facades along Front Street, and a façade
renovation program for those facades which can be
renovated to convey the historic character of Front
Street.

40
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APPENDIX
ADDITIONAL SITE ANALYSIS: Open Space, Vegetation and Views
Demolition of the former gas station will provide an open space gateway into
the Fredericktown Business District. Currently there is not any vegetation on
site, other than that along the river’s edge on the eastern side of Water Street
(State Route 88). Although it is difficult, with the building on the site, to
determine what views may exist once the building is demolished, we surmise
the razing of the building will not provide any views of the river for the
following reasons.
1. Water Street is elevated as it passes along the eastern edge of the
property.
2. The vegetation along the river’s edge is sufficient in size, 40’ and taller in
height, therefore any views that may be opened would likely be blocked
by the trees along the river bank.
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APPENDIX
ADDITIONAL SITE ANALYSIS: Environmental Concerns
Given the site’s former use as a gas station,
consideration must be given to the presence on
any environmental concerns that may be located
on the site. The identifications of environmental
concerns was beyond the scope of this study.
However, the Redevelopment Authority of
Washington County, in conjunction with East
Bethlehem Township, have conducted several
environmental reviews of the property. This
included:
1. Taylor’s Gas Station Environmental Site Assessment Phase I, completed by CEC, Inc. and dated
February 3, 2015.
2. Asbestos Survey Report, completed by Mid-Atlantic Consultants and dated July 2015.
3. Hazardous Materials Report, completed by Mid-Atlantic Consultants and dated July 2015.
4. Lead Report, completed by Mid-Atlantic Consultants and dated July 2015.
Both the Asbestos and Lead Reports indicate their respective hazards being present on or within the building
and recommend they be abated in compliance with PA DEP and Federal regulations before renovations or
building demolition commences.
The Hazardous Materials Report indicated the following are areas of concern:
Area I Store Front and Pizza Shop
• Wall mounted AC unit
• Two refrigerated coolers
• One wall mounted thermostat
•

Two car/truck tires

Area 2 Former Parts Store
• Suspect/assumed 34 recessed fluorescent fixtures with ballasts (leaking unlabeled)
• Two above ground empty fuel tanks
• One empty 5 gallon paint thinner
42
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APPENDIX
ADDITIONAL SITE ANALYSIS: Environmental Concerns
Area 3 Repair Shop
• One empty 55 gallon drum of Tellus Plus oil
• One empty 5 gallon can Parts Cleaner
• Approximately 5 cubic yard pile of nuisance trash on floor
Area 4 Block Addition and Basement
• Four car/truck tires
Area 5 Gas Pump Canopy and Storage tanks
• Underground Storage Tanks

These materials need to be disposed of properly if they are to be disturbed. Note: Surface mounted and lay-in
fluorescent fixtures were non-PCB containing.
Taylor’s Gas Station Environmental Site Assessment Phase I Findings and Opinions
Based upon the information gathered as part of this Phase I ESA, the following is a summary of CEC’s findings:
•

0.679-acre at 540 Front Street, Fredericktown, East Bethlehem Township, Washington County, Pennsylvania.
The Site includes a single building with various distinct sections that previously served as an automobile repair
garage/paint shop, finished/office space, and a convenience store/pizza shop as part of the gasoline filling
station. Another structure is a canopy roof structure on the portion of the property located west of Front
Street. This structure was used as parking space for a used car lot. On-site buildings have been abandoned for
the past ten years and are in various states of disrepair. Remaining portions of the Site are undeveloped and
covered with native grasses, shrubs, and trees.

The Site is located in a mixed-use area consisting of commercial and residential properties;
•

The Site consists of three parcels. East Bethlehem Township owns Parcel 260-014-00-02-0010-00;
Nakia Kelley-Theakston owns Parcel 260-014-00-02-0011-00; and Kimberly Edwards Coleman
owns Parcel 260-014-00-02-0012-00;
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APPENDIX
ADDITIONALSITE ANALYSIS: Environmental Concerns
(cont)
•

Historical records and information obtained during the interviews and Site reconnaissance indicate
the Site has been used as a gasoline filling station since at least 1941 and as an automobile repair garage and/
or paint shop since at least 1927. After the Site was abandoned approximately ten years ago, utilities have
been disconnected, but the USTs and ASTs remain onsite while the onsite buildings have advanced to a state of
disrepair;

•

According to Mr. Battaglini, the Site has been provided public sewerage service since approximately the
mid-1990’s. He is not aware of how the Site handled waste water prior to this time. He stated a septic tank
may have been present on the Site or, more likely, waste water discharged to the Monongahela River; and

•

Two off site properties were listed on the reviewed regulatory agency database lists within the ASTM-specified
search radii of the subject property. Based on regulatory status and/or location from the subject property
(down gradient or side gradient), none of the off-site properties are believed to have the potential to impact
the subject property.

Opinions :
Based on the findings of this ESA, CEC offers the following opinions relative to the potential for environmental impact on the
subject property by the conditions identified:

44

•

The historical use of the subject property as an automobile repair garage/paint shop with unknown material handling and
disposal practices, particularly prior to the mid-1990’s when the Site was provided public sewerage service, is considered
a REC with moderate to high potential for environmental impact;

•

The historical use of the subject property as a gasoline filling station dating back to at least 1927, with documented
releases and USTs that remain in the ground in unknown condition and unknown quantities of product remaining, is
considered a REC with high potential for environmental impact; and

•

Due to their regulatory status or location relative to the subject property, no offsite properties listed in the environmental
database are believed to have the potential to impact the subject property.
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The ESA has revealed the following RECs in connection with the subject property:
•

Potential impacts resulting from the historical use of the Site as an automobile repair garage/paint shop with unknown
material handling and disposal practices; and

•

Potential impacts resulting from the historical use of the subject property as a gasoline filling station dating back to at
least 1927.
Beyond the scope of the ASTM E 1527-13, this assessment has revealed the presence of Business Environmental Risks (BERs)
in connection with the Site as follows:
•

The potential presence of asbestos-containing materials (ACM) and lead-based-paint (LBP) within the Site building. Based
on the potential age of the building, the presence of ACM and LBP is likely and warrants further investigation prior to
building renovations or demolition activities.
The report concludes that further investigation is warranted to address the RECs and BERs identified
and discussed above.
A conversation with the staff of the Redevelopment Authority of Washington County indicates next steps in the
environmental remediation process will include:
•
•
•

Demolition of the structures on site
Additional testing (by RACW consultant) to determine if tanks are still in the ground and if so is there still gasoline in
them
Determination whether any contamination, if discovered, can stay in the ground or if any needs to be removed

The Redevelopment Authority of Washington County, in accordance with the conclusions generated in preceding
environmental studies, is advising East Bethlehem Township as they continue through the process.
Next steps in the environmental remediation process
oc
includes:
•
•
•

Demolition of the structures on site - It is expected that the buildings on the site will be demolished before the end of
this year, 2017.
Additional testing, by Redevelopment Authority of Washington County consultant, to determine if tanks are still in the
ground and if so is there still gasoline in them
Determination whether any contamination, if discovered, can stay in the ground or if any needs to be removed
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APPENDIX
PERMITS
The following is a summary of the permits anticipated for implementing this project. Upon beginning the
construction documentation phase of work for this project, the actual required permits should be verified.
PennDOT Highway Occupancy Permit
Site work occurring within PennDOT’s right-of-way for State Route 88 will require a PennDOT Highway
Occupancy Permit. This includes the curb, paved parking/drop-off and sidewalk along the front of the property
on Front Street. Further, should any other improvements be located within State road right-of-way, such as the
improvements along to the property along Water Street, they will also be required to be included in the
Highway Occupancy Permit. All construction within the state right-of-way will need to conform to PennDOT
Roadway Construction Standards (Publication 72M) and PennDOT Specifications (Publication 408, current
edition).
We recommend that once design development drawings are prepared for improvements to the property, a
pre-application meeting be held with PennDOT District 12-0 to review and discuss their permit requirements
for the project.
PennDOT Beautification Permit
Painting a mural on the State Route 88 bridge over Ferry Street will acquire a permit from PennDOT District
12-0. PennDOT’s Adopt and Beautify program has been used to permit similar mural work in other locations. A
one page Roadside Beautification Application, included in the Appendix, will need to be completed and
submitted to PennDOT District 12-0. In addition, supporting documentation and images detailing the proposed
improvements should be attached to the application.
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APPENDIX
PERMITS

Washington County
The proposed property development must comply with the Washington County Stormwater Management
requirements. Further, an erosion and sedimentation control plan and narrative must be submitted to and
approved by the Washington County Conservation District. The property contains 28,930 square feet of
surface area, 0.66 acre. Therefore an NPDES permit for earth disturbance should not be required by the
conservation district or the PA Department of Environmental Protection.
As noted earlier the entire site is located within the 100 year floodplain. That said, the design, as proposed,
does not include placing fill on the site at elevations higher that the pre-construction grades of the site.
Therefore a U.S. Army Corps of Engineers/PA Department of Environmental Protection Joint Permit should not
be required. Should the design be modified from the design which is being proposed, and that work would
include raising the grades of the site from the pre-construction condition, the Joint Permit would then be
required. Such permit will likely require a hydraulic and hydrology study to be completed to evaluate whether
the change in grade would have a negative impact on down stream flooding.
Permits for Environmental Remediation
Permits for environmental remediation of the site is outside of this study’s scope of work. That said,
environmental remediation of the site is being coordinated through the Redevelopment Authority of
Washington County. Prior to moving forward with construction on this site, the Township should request
confirmation from the Redevelopment Authority of Washington County that all required environmental
remediation has been completed in accordance with all applicable regulatory requirements.
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APPENDIX
PROBABLE CONSTRUCTION COSTS
The opinion of probable construction costs assumes that the entire project would be based on prevailing wage
rates. The estimate is based on a master plan so some costs are simply budget items until greater detail is
developed. The total cost is estimated to be about $710,000 including a 10% contingency and design and permit fees.
The opinion of probable construction costs* projected here assumes improvements are constructed through a
public bid process utilizing the Pennsylvania Department of Labor and Industry’s prevailing wage rates. These
projections are likely to give folks “sticker shock.” That said, projects should not be put on hold, deferred, or not
entertained as they seem too expensive to undertake. Rather East Bethlehem Township needs to “think outside the
box” to determine how to construct and implement the recommendations of this plan in phases, at the lowest
possible cost while maintaining a high level of quality in the construction of that work.
Unit prices for construction were assigned based on the consultant’s experience with construction costs in 2017.
These costs are based upon publicly bid projects that pay prevailing wage rates.
The cost projections take into account the following:
•
•
•
•

The condition of the property at the time of construction will be similar to its condition in 2017.
Projects will be bid through a competitive bidding process utilizing state or federal prevailing wage rates.
Opinions of probable construction costs should be confirmed / revised upon completion of preliminary design.
To budget for inflation costs for improvements that will occur after 2017, we recommend a 3.0% annual increase
for each year thereafter.
• In Pennsylvania all projects, valued at over $25,000 and using public funds, are required to pay workers in
accordance with the Commonwealth Department of Labor and Industry’s Prevailing Wage Rates
It is important to note that costs are based on 2017 construction figures. Should projects be constructed in future
years an additional 3.0% per year should be factored for inflation. Additional increases may be necessary to address
the escalation of steel and fuel prices as their costs are escalating at unprecedented rates.

*Disclaimer: All budget estimates are preliminary, to be used for fundraising purposes. Final costs cannot b
determined until further site analysis and final design options are considered.
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*Disclaimer: All budget estimates are preliminary, to be used for fundraising
purposes. Final costs cannot b determined until further site analysis and final
design options are considered.
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APPENDIX
POTENTIAL SOURCES OF FUNDING
•
•
•
•
•
•
•
•
•
•
•

East Bethlehem Township Act 13 Funds
Washington County Local Share Account Grants
Washington County Act 13 Funds
Foundations, through the Rivertown Program
PA DCNR Community Conservation Partnership Program
PA DCED Commonwealth Finance Authority Greenways, Trails & Recreation Program
PA Waterfront Tax Credit Grant Program
U.S. Economic Development Administration Assistance to Coal Communities Grants
Appalachian Regional Commission
Municipal Funds
Municipal in-kind services, and other sources that may become available
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Design Center Pittsburgh works to make design and planning
more accessible to communities while empowering residents
to increase their quality of life and place.
designcenterpgh.org

